
PLANNING AND RIGHTS OF WAY COMMITTEE

Report of: Director of Development

Date: 1 August 2017

Application No.: 17/0114/PA

Proposal: The Retention of 6 Yurts and the Replacement of 14 Yurts 
with 9 Alternative Holiday Units, Together with the 
Replacement of Two Static Caravans and a Storage Building 
with one Office / Reception and Storage Building (Partly 
Retrospective)

Location: Norchard Farm House, Redberth, Tenby, Pembrokeshire, 
SA70 8RX

Applicant: Mr Rhys-Davies (Apple Camping)

THIS APPLICATION IS FOR COMMITTEE CONSIDERATION AS IT IS FOR A 
TOURIST DEVELOPMENT OVER 0.5 HECTARES IN AREA AND IS BEING 
RECOMMENDED FOR APPROVAL CONTRARY TO THE LOCAL 
DEVELOPMENT PLAN (PARAGRAPHS 1 (g) and (n) OF THE SCHEME OF 
DELEGATION). 

THE APPLICATION WAS DEFERRED BY PLANNING AND RIGHTS OF WAY 
COMMITTEE PENDING A SITE VISIT TO TAKE PLACE ON 26TH JULY 2017.

1. Recommendation:

1.1 It is recommended that the application be APPROVED subject to the following 
conditions:

 Development in accordance with approved plans
 Development to be occupied as holiday accommodation only
 Access, visibility splays and turning area to be completed within 3 

months of the date of the permission
 No growth or obstruction to visibility over 0.6 metres within the visibility 

splays shown on the submitted plan
 Off-street parking facilities to be provided and retained for that purpose
 Surfacing of first 12m of access road in bound material
 Surface water not to flow onto public highway
 If ground conditions not suitable for use of soakaways, alternative 

method of disposal of surface water to be agreed by the Local Planning 
Authority.

 Submission of a scheme for the provision and management of a buffer 



zone alongside the watercourse
 Submission of landscaping details

___________________________________________________________________

2. Main Issues

2.1 The main issues raised by this application are:

 The principle of the development (Policies SP 1, SP 5, SP 16 and GN.17)
 The suitability of access arrangements (Policy GN.1)
 Whether there are any other material considerations sufficient to outweigh 

any conflict with the development plan.

Description of site   

3.1 The application site is located in countryside approximately 420 metres to the 
north east of Redberth and comprises two fields separated by a C class road. 
The northern field slopes from south to north and is bounded on all sides by 
mature hedgebanks. Access to the site leads off the highway to the south and 
is enclosed by a pair of timber security gates. The field contains a facilities 
building, 3 yurts, two caravans (used as a site reception), a retro style caravan, 
a bell tent, an executive jet plane and a car parking area. The foundations are 
in place for the siting of a unit of accommodation, shaped as a spaceship, and a 
geodesic dome. 

3.2 The southern field slopes from north to south and is bounded on all sides by 
mature hedgebanks. There are a number of mature trees within the site. The 
site is accessed via an agricultural gateway leading from the highway to the 
north. A metal profile storage building is located along the northern boundary of 
the site. A dwelling within the applicant’s ownership is located to the west of the 
northern field. A farm complex, in separate ownership, lies to the west and a 
Camping and Caravanning Club Certified Site lies to the south east associated 
with a property known as Ashford.

4. Proposal

4.1 The application seeks planning permission, partly in retrospect, for the retention 
of 6 yurts and the replacement of 14 yurts with 9 alternative holiday units 
comprising 2 geodesic domes, 2 hobbit houses, 2 bell tents, 1 retro style 
caravan, 1 spaceship shaped building and 1 executive jet plane. The scheme 
also proposes the replacement of two caravans and a storage building included 
with the previously approved scheme with a new office/reception/storage 
building.

5. Planning History

5.1 An application (11/0344/PA) for the change of use of land to a 50 pitch 
campsite (Tents and touring caravans) was refused on 10th October 2011 on 



the basis that the proposal would not be well related to a settlement contrary to 
Policy 24 (Touring Caravan and Tent Sites) of the Joint Unitary Development 
Plan (JUDP). It was also considered that high levels of car use could not be 
accommodated by the road network and the scheme would also be contrary to 
Policy 100 (Access to Development) of the JUDP.

5.2 Planning permission (12/0648/PA) was granted by the Planning and Rights of 
Way Committee on 8th January 2013 for the change of use of land to use for 
the siting of twenty yurts, a new facility building and ancillary works within the 
northern field and a storage shed within the southern field.

5.3 As the application is for “major development” the applicant was required to 
undertake a Pre-application Consultation exercise, publicising their proposed 
scheme, notifying consultees and the public as well as making a draft copy of 
the planning application available for viewing. This process began on the 20th 
January 2017 whereby site notices were erected by the applicant and 
documents made available at Pembroke Library and published on the Apple 
Camping website.

6. Evaluation:

The acceptability of the principle of development

6.1 Policy SP 1 (Sustainable Development) and Policy SP 5 (Visitor Economy) are 
strategic policies that set out the broad framework to ensure that sustainable 
development is achieved. The development would continue to deliver holiday 
accommodation that would have positive economic and social impacts through 
the support of an existing business enterprise and by the creation of diversity in 
the accommodation within the tourist industry. Environmental impacts are 
addressed within the proceeding sections of this report. The scheme is 
considered to comply with the strategic objectives of Policies SP 1 and SP 5 of 
the Local Development Plan (LDP) subject to compliance with the general 
policy related to the proposal.

6.2 Policy SP 16 (The Countryside) allows for development within countryside 
locations where there is an essential requirement to meet the needs of those 
who live and work in the countryside. Policy SP 16 promotes development in 
relation to enterprises for which a countryside location is essential provided 
that the visual impact is minimised. It is considered that a countryside location 
is not essential for the campsite/self-catering business given the requirements 
of the general policy relating to such activity and as such the proposal is 
considered to be contrary to criterion 1 of policy SP 16 of the LDP.

6.3 Criterion A of Policy GN.17 (Self-Catering and Serviced Accommodation) 
supports the development of new self-catering accommodation where it is 
located within or well-related to a Town, Service Centre or Service Village. The 
term well-related is defined in the LDP (Appendix 1: Glossary of Terms) as 
meaning well-related to the built form of a settlement in terms of proximity, 
physical connectivity and visual relationship. The application site is not located 
within a Town, Service Centre, or Service Village, rather it is located in 
countryside approximately 420 metres to the north east of Redberth. Redberth 



is defined by Policy SP 12 (The Settlement Hierarchy) as a Small Local Village. 
Therefore, whilst the application site may be considered to be within close 
proximity to Redberth, it is not well related to a Town, Service Centre or 
Service Village. The development does not comprise an extension as defined 
by criterion B of Policy GN.17 as it does not involve the same type of 
accommodation. As such the proposal would fail to accord with the 
requirements of Policy GN.17 of the LDP.

Suitability of access arrangements

6.4 The submitted plans detail a combined vehicular and pedestrian access into 
both fields leading off the minor highway which separates the two fields. A car 
parking area would be provided within the eastern corner of the northern field 
which would comprise 20 car parking spaces (including 2 disabled parking 
spaces). A car park area is proposed centrally within the southern field 
providing 4 car parking spaces. The access into the southern field would be 
widened and visibility splays formed. A pedestrian footpath would run along the 
western and northern perimeter of the southern field on the inner side of the 
hedgebank, with pedestrian gates at each end. The Head of Highways and 
Construction has raised no objection to the development but recommends a 
number of conditions be imposed on any planning permission. The 
recommended conditions are in respect of the completion of the access, 
visibility splays and turning areas being constructed before other works 
commence on site, no growth or obstruction within the visibility splays, the 
retention of the parking facilities and the surfacing of the first 12m of the access 
road. As the application is partly in retrospect the conditions would need to be 
worded such that the works to the access, visibility splays and access roads 
would need to be completed within 3 months of the date of any planning 
permission granted. Subject to conditions, it is considered that the proposal 
complies with criterion 5 of Policy GN.1 (General Development Policy) of the 
LDP.

Whether there are any other material considerations sufficient to 
outweigh any conflict with the development plan.

6.5 A planning application (application reference 12/0648/PA) for the change of 
use of land for twenty yurts, a new facility building and ancillary works was 
approved by the Planning and Rights of Way Committee on 8th January 2013. 
The application was approved on the basis that Members considered the 
application site was well-related to a settlement. This planning permission has 
been partially implemented with the erection of some of the yurts and the 
facilities building within the northern field.

6.6 The application seeks to reduce the number, and vary the types of 
accommodation, within the application site to a total of 15 units of 
accommodation. It is proposed that the site would accommodate 6 yurts, 2 
geodesic domes, 2 hobbit houses, 2 bell tents, 1 executive jet plane, 1 
spaceship style building and 1 retro caravan. It is also proposed to erect a new 
office/storage and reception building within the southern field, along with three 
of the yurts. The application site is bounded by mature hedgebanks on all sides 
and at the access by timber security gates. Landscaping within the site would 



comprise new 1m high landscaped earth banks and graded banks to screen 
and give privacy to the bell tents and some of the yurts together with a 
landscaped earth bank around the spaceship style building. Tree planting is 
also proposed throughout both fields. In terms of the impact of the alternative 
accommodation units and the new facilities building on the character and 
appearance of the landscape, the alternative accommodation units would be 
generally of a similar or lower height than the existing yurts at 3m in height. 
The exceptions to this would be the geodesic domes, having a height of 3.3 – 
3.8m, and the new facilities building, which would have a height of 
approximately 5.8m. Due to the level of landscaping and screening around and 
within the site, the accommodation would have limited visibility from public 
vantage points. It is considered that there would be no more of a visual impact 
on the character and appearance of the locality than that of the permitted 
development. The site could continue to operate within the terms of planning 
permission 12/0648/PA and it is therefore considered that the proposed 
alternative accommodation and reduction in numbers of units is acceptable 
without resulting in any additional visual harm. 

Representations

6.7 Five letters of representation have been received raising a number of concerns 
in respect of highway safety, surface and foul water drainage, visual impact, 
impact on amenity, need for the new facilities building in respect of the storage 
area and safety issues in respect of the new facilities building in the southern 
field. Concern is also expressed about the potential of the new facilities 
building to be used as a dwelling. Matters relating to highway safety and visual 
impact have been addressed within the preceding sections of this report. With 
regard to the impact on amenity, it has been considered in the preceding 
sections of this report that the impact would be no greater than the approved 
development. The proposed landscaping condition would ensure the delivery of 
the landscaping shown on the submitted plans which would aid the screening 
of the development. With regard to the need for the additional facilities building, 
this is proposed to accommodate a reception area, toilet/shower facilities, 
storage area and a games room. It is considered reasonable to provide a 
reception building within the site and to provide toilet and shower facilities for 
the proposed yurts within the southern field. The potential of the building to be 
occupied as a dwellinghouse is not a material consideration as this is not what 
the application proposes. With regard to concerns relating to surface water run-
off from the site and the potential for effluent run-off from the septic tank in the 
southern field onto neighbouring land, the suitability of the drainage field 
associated with the septic tank would be controlled through Building 
Regulations. A condition is recommended to ensure that if ground conditions 
are not suitable for soakaways, an alternative method of disposal will be 
required, which must be agreed in writing by the Local Planning Authority. 

Conditions

6.8 In addition to the conditions mentioned in the report above, a condition is 
recommended with regard to the provision and management of a buffer zone 
along the watercourse which runs to the south of the site. This is required in 
order to protect the ecological value of the watercourse, in the interests of 



biodiversity. A landscaping condition is also recommended to ensure the 
delivery of soft landscaping within the site and ensure that suitable materials 
are used in the hard landscaping. The conditions are required to make the 
development acceptable in planning terms. The recommended conditions meet 
the tests of Circular 016/2014 (The Use of Planning Conditions for 
Development Management). 

Conclusion

6.9 Whilst a new proposal for self-catering accommodation on this site would be 
contrary to the requirements of policies SP 16 and GN.17 of the LDP,  the 
application site benefits from planning permission for the provision of 20 yurts 
and a facilities building. The proposal seeks to reduce the number of yurts on 
the site and to replace a number of yurts that could be erected with a mix of 
alternative units of accommodation (retaining 6 yurts). This would result in a 
total of 15 units of accommodation within the application site, in place of the 
approved 20 yurts.. It is considered that the alternative units of accommodation 
would have no more of an impact on the character and appearance of the site 
and locality than the existing development. In this respect it is considered that 
the existence of the extant planning permission is a material consideration that 
outweighs the conflict with policies SP 16 and GN.17 to enable a 
recommendation of approval.  

6.10 In reaching a recommendation, regard has been given to the requirements of 
sections 3 and 5 of the Well Being of Future Generations (Wales) Act 2015. It 
is considered that this recommendation is in accordance with the Act’s 
sustainable development principle through its contribution towards the Welsh 
Ministers’ well-being objective of supporting safe, cohesive and resilient 
communities.

Annex

A.1 The Development Plan/Other Material Considerations.

A.1.1 The Local Development Plan

Policy SP 1 Sustainable Development

Policy SP 5 Visitor Economy

Policy SP 16 The Countryside

Policy GN.1 General Development Policy

Policy GN.17 Self-Catering and Serviced Accommodation

A.1.2 Other Material Considerations/ Weight Attached

Planning permission - 12/0648/PA 



Significant weight

A.2 Consultation Responses.

A.2.1 Head of Highways and Construction 

Highways

No objection

Drainage

No objection

A.2.2 Public Rights of Way Officer

No response to date

A.2.3 The Coal Authority

Site does not fall within the defined High Risk Area

A.2.4 Jeffreyston Community Council

Object to the application on the following grounds:
 Reception building should be in the northern field annexed to 

the existing building
 Septic tank in southern field poses threat to neighing property
 Alternative units considered to be alien to the rural area
 Contravention to original planning consent

A.2.5 Representations

Five third party representations have been received raising the 
following concerns:

 Highway safety issues
 Majority of accommodation is within the northern fields so siting 

the office/playroom and storage building is not appropriate and 
is dangerous in the southern field due to the need to cross the 
road for access from the northern field

 Need for further storage building
 Inadequate car parking provision
 All year use would have a detrimental visual impact
 New facilities building could become a dwelling
 Development is contrary to the development plan
 Other applications for similar proposals nearby have been 

refused
 Non compliance with conditions on original planning permission
 Surface water run-off onto the highway and flooding of Norchard 

Bridge



 Development should not be permitted in the southern field
 Risk of effluent from septic tank in southern field to neighbouring 

property
 Application varies greatly from original permission
 Site would directly overlook a neighbouring property resulting in 

loss of privacy
 Detrimental impact on amenity through noise and intrusive 

activities.
 Caravans on site were lived in while house was rented out 

without planning permission
 Concerns over septic tank and damage to neighbouring property
 Some units are rented out all year round

Background Documents:
(Copies of all the Background documents referred to in this report are available on the 
planning application file for inspection by Members of the Planning and Rights of Way 
Committee on request to the Planning Support Team).

 Consultation response from Head of Highways and Construction (Highways and 
Drainage), The Coal Authority and Jeffreyston Community Council

 5 letters of representation


